Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2011/0435/P

	Development Proposed:
	Alterations to convert the existing five-bedroom dwelling back into one three-bedroom cottage and one two-bedroom cottage, at Fruit Vale Cottage, Grindleton Road, West Bradford, Lancashire.



	CONSULTATIONS: Parish/Town Council

	West Bradford Parish Council – No objection.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Environment Directorate (County Surveyor) – No objection in principle to this application on highway safety grounds.


	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G4 – Settlement Strategy.

Policy ENV2 – Land adjacent to Area of Outstanding Natural Beauty.

Policy T7 – Parking Provision.

SPG – “Extensions and Alterations to Dwellings”.

Affordable Housing Memorandum of Understanding (AHMU).

PPS3 - Housing (June 2010).



	COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	This planning application seeks permission for the conversion of one dwelling into two separate properties. The property in question was previously a pair of cottages that were converted into one single unit. The property is situated on the south side Grindleton Road, on the corner of Chapel Lane, within West Bradford. The proposed conversion involves mainly internal alterations, and as such there will be no visual impact on the streetscene or on views into or out of the Forest of Bowland Area of Outstanding Natural Beauty (which begins on the opposite side of Grindleton Road), nor will there be an impact on the residential amenity of the occupiers of neighbouring dwellings.

As proposals are for residential development Planning Policy Statement 3: Housing (PPS3) must be considered. Paragraph 72 of PPS3 states that where LPA's cannot demonstrate a 5-year supply of deliverable housing land, paragraph 69 should be considered in deciding planning applications. As at 31st March 2011, Ribble Valley can only demonstrate a 2.9 year supply of housing. Therefore, in assessing the proposals in relation to paragraph 69, Local Planning Authorities should consider:
 - achieving high quality design,
 - ensuring developments achieve a good mix of housing,
 - the suitability of a site for housing, including its environmental sustainability,
 - using land effectively and efficiently; and
 - ensuring the proposed development is in line with planning for housing objectives.

 

Bullet point 3 above relates to the need for Local Planning Authorities to have regard to the suitability of a site for housing, including its environmental sustainability.  As the site lies within the settlement boundary of West Bradford, and is closely related to a service centre with local amenities and services (Clitheroe), it is considered that the site is located in a suitable location and meets the PPS3 (bullet point 3) criteria.


Applications for new housing are also currently determined in accordance with the Saved Settlement Strategy Policies of the Local Plan, which for this development within the Village Settlement Boundary of West Bradford is Policy G4.That policy defines as acceptable, the rehabilitation or re-use of buildings. As the application site lies within the boundary and is surrounded by development, I consider that the re-use of this currently empty property is in accordance with Policy G4. In addition, as the proposal involves the creation of an additional single dwelling within the Settlement Boundary, there is no requirement under the terms of the Affordable Housing Memorandum of Understanding (AHMU) for the dwelling to be ‘affordable’. The proposed development of this site for one dwelling is therefore acceptable in principle when considered in relation to the current housing policies and guidance. Therefore, I am satisfied the principle of development is in accordance with plan policy.
With regards to parking/highway safety issues, the LCC County Survey has raised no objection in principle to this application on highway safety grounds, however he notes the following. The footway along the frontage of the property on Grindleton Road and Chapel Lane is substandard, which is exacerbated on the Grindleton Road side by a downpipe being directed to a drain within the footway. However, he considers it unreasonable to ask that standard width footways be provided when this has not historically been the case. The parking provisions are located in an area to the north of Grindleton Road, directly opposite the properties, which is considered an unusual arrangement, but reflects a previous use. The 3 spaces identified for car parking are consistent with the necessary provisions for a two bedroom and three-bedroom arrangement.

As such, it is for the above reasons that I recommend accordingly.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant detrimental impact on nearby residential amenity, nor would it have an adverse visual impact or be to the detriment of highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 08/07/2011








